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I. INTRODUCTION
Background

State Housing Element law requires that local jurisdictions outline the housing needs in the
community, the barriers or constraints to providing that housing, and actions proposed to address
these concerns over a five-year period. As part of identifying the local housing needs, the State
of California allocates, through local Councils of Government, each locality’s “fair share housing
needs” that the jurisdiction is to consider in the development of the Housing Element.

Specifically, the purpose of Housing Element law is:

To assure that counties and cities recognize their responsibilities in contributing to the
attainment of the State housing goal.

To assure that counties and cities will prepare and implement Housing Elements which,
along with federal and State programs, will move toward attainment of the State housing
goal.

To recognize that each locality is best capable of determining what efforts it needs to make
to contribute to the attainment of the State housing goal.

To ensure that each local government cooperates with other local governments in order to
address regional housing needs.

To address this intent, the State Government Code states that the Housing Element must include
an identification and analysis of existing and projected housing needs and a statement of goals,
policies, quantified objectives, financial resources, and scheduled programs for the preservation,
improvement, and development of housing. Further, the Housing Element must identify adequate
sites for housing, including rental housing, factory-built housing and mobile homes, and make
adequate provision for the existing and projected needs of all economic segments of the
community.

California Government Code Sections 65580 — 65589.8 contain the detailed requirements for the
content of the Housing Element. The full list of the Housing Element requirements has been
made available to the public in background reports to the Environmental Planning Commission.
The following summarizes the key points that must be covered by the Housing Element.

Needs and Inventory

The jurisdiction must develop an assessment of housing needs. A key part of this assessment is
the regional Fair Share Housing Needs Allocation. The Association of Bay Area Governments
(ABAG) conducts the allocation process. It uses multiple demand factors (job growth,
accessibility, projected housing growth, etc.) and supply factors (available land, economic forces,
etc.) to determine each jurisdiction’s "fair share” of the regional housing need. An inventory of
resources and constraints needed to meet these needs must also be provided.
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Goals, Objectives and Policies

The jurisdiction must provide a statement of the community's goals, quantified objectives and
policies relative to the maintenance, preservation, improvement and development of housing.
The 1992 General Plan uses different terminology (Goals, Policies and Actions). The
Introduction to the General Plan explains their relationship to one another and to how they
implement the objectives of the General Plan and Housing Element:

"The heart of the General Plan is the set of integrated and internally consistent
Goals, Policies and Actions in each chapter. Goals are long range; they state
finished conditions — the community’s vision of what should be done and where.
Policies and Actions are short to intermediate range. Policies state the City’s
clear commitment on how these Goals will be achieved. Actions carryout the
Polices and are specific, such as defining land areas to be rezoned or bicycle lanes
to be added. Together, Polices and Actions establish who will carry out the
activities needed to meet the Goals as well as how and when the Goals will be
met. Policies and Actions guide day-to-day decision-making so there is
continuing progress toward the attainment of Goals."

Program and Five-Year Schedule

The law requires jurisdictions to set forth a five-year schedule of actions that they are
undertaking or intend to undertake to implement the policies and achieve the goals and
objectives of the Housing Element. In order to make adequate provision for the housing needs of
all economic segments of the community, the program must do all of the following:

> Identify adequate sites to be made available through appropriate zoning and development
standards and with public services and facilities needed to facilitate and encourage the
development of a variety of types of housing for all income levels;

> Assist in the development of adequate housing to meet the needs of low- and moderate-
income households;

> Address and, where appropriate and legally possible, remove governmental constraints to
the maintenance, improvement, and development of housing;

> Conserve and improve the condition of the existing affordable housing stock;

> Promote housing opportunities for all persons regardless of race, religion, sex, marital
status, ancestry, national origin, or color, and

> Preserve identified assisted housing developments for lower income households.
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Definitions Specific to the Housing Element

Within the Housing Element, there are several terms that have specialized meaning. These terms
are defined below.

Very Low, Low, Moderate and Above Moderate-income households. These terms refer to the
total income of all members of a household relative to the median income levels within Santa
Clara County. The specific income levels (dollar amounts) are set annually by the Department of
Housing and Urban Development (HUD) and the California Department of Housing and
Community Development (HCD). Generally, these levels correspond to household incomes of
no more than 50 percent, no more than 80 percent, no more than 120 percent and above 120
percent of the County median, respectively. (There is also a less commonly-used Extremely low-
income category defined as less than 30 percent of median income.) The definitions sometimes
vary depending on the housing programs and the Census. In the past, the income range of the
Low category has been adjusted to about 65 percent because of the high cost of living in this
area. In 2001, it was set at 80 percent. Specific income levels are published by HUD and HCD
annually and vary by household size. See Table V-1 on page 21.

Lower Income Households. This is a general term referring to households with incomes less than
the median income for Santa Clara County.

Affordable Housing. This is another general term referring to housing that is priced so that the
monthly cost of the housing unit does not exceed 30 percent of the median income in Santa Clara
County. Subcategories include housing priced to be affordable to households with Very Low or
Low incomes.

Frequently Used Acronyms

ABAG: Association of Bay Area Governments

BMR: Below-Market-Rate (Housing Program or Ordinance)
CEQA: California Environmental Quality Act

CDBG: Community Development Block Grant

DOF: Department of Finance (State)

FMR: Fair Market Rent (HUD)

HCD: Housing and Community Development (State)
HOME: Home Investment Partnership Program

HUD: Housing and Urban Development (federal)
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